April 27, 2006

2006 Land Use Plan Element for Howell Township,
Monmouth County, New Jersey

April 27, 2006

Township of Howell
Monmouth County

Joseph M DiBella
Peter Tobasco
Juan A. Malave
Cynthia Schomaker
Robert Walsh

2006 Township Council
Mayor
Deputy Mayor
Council member
Council member
Council member
2006 Planning Board

Paul Schneider
Marlene West
Joseph M DiBella
Cynthia Schomaker
James Burgess
Mark Corzine
Warren Curry
Thomas Frese
Curtis Vislocky
Russell Bohlin
Marc Leber

Chair
Vice Chair
Mayor
Council member

Barbara Capitan
Ronald Cucchiaro, Esquire
Ernest J. Peters, Jr., PE
Charles P. Newcomb, PP/AICP

Planning Board Secretary
Board Attorney
Planning Board Engineer
Planning Board Planner

Alternate
Alternate

2005 Planning Board
Mark Corzine
Thomas Frese
Joseph M DiBella
Peter Tobasco
Warren Curry
Paul Schneider
Pauline Smith
Jennifer Theons
Curtis Vislocky
Marlene West
James Burgess

Chair
Vice Chair
Mayor
Council member

Barbara Capitan
Ronald Cucchiaro, Esquire
Michael Vena, PE
Charles P. Newcomb, PP/AICP

Planning Board Secretary
Board Attorney
Planning Board Engineer
Planning Board Planner

Alternate
Alternate

2

April 27, 2006

Table of Contents
INTRODUCTION ______________________________________________________ 4
GOALS AND OBJECTIVES______________________________________________ 5
THE LAND USE PLAN ________________________________________________ 10
Residential Land Use ______________________________________________________________ 10
Table 1 Residential District by Acreage and Density _____________________________________ 11
Agricultural Rural Estate Districts (ARE-6 ARE-4 and ARE-3) __________________________ 11
Open Lands Subdivision ___________________________________________________________ 14
Clustering ______________________________________________________________________ 15
Lot Averaging ___________________________________________________________________ 15
Farmland Preservation Parcels ______________________________________________________ 15

Agricultural Rural Estate District (ARE-2) _____________________________________ 16
R-1 Residential District _____________________________________________________ 16
R-2 and R-3 Residential District ______________________________________________ 17
Pine View ____________________________________________________________________ 17

R-50 Residential District ____________________________________________________ 17
R-4 Residential District _____________________________________________________ 17
Other Residential Districts ___________________________________________________ 18
Mobile Home Park District _______________________________________________________ 18
Mt. Laurel Sites ________________________________________________________________ 18
Planned Residential Community ___________________________________________________ 18
R-6 Residential 6 Zone __________________________________________________________ 18
R-5 Residential Age-Restricted District _____________________________________________ 18
Nonconforming Lots ______________________________________________________________ 20
Lot Coverage ____________________________________________________________________ 20
Resource Conservation ____________________________________________________________ 22

Non-residential Land Use ____________________________________________________ 23
Table 2 Nonresidential District by Acreage ____________________________________________ 23
Neighborhood Commercial Zone (NC) ________________________________________________ 24
Highway Commercial (HC) Zone ____________________________________________________ 24
Highway Development Districts _____________________________________________________ 24
Special Economic Development District _______________________________________________ 26
Land Conservation/Open Space Zone _________________________________________________ 26

Land Use Plan Map ________________________________________________________ 27
Table 3 Existing Zones versus Proposed Zones _________________________________________ 28

3

April 27, 2006

INTRODUCTION
On November 22, 2004 the Howell Township Planning Board adopted an updated Land
Use Plan. Before taking action on the Land Use Plan, the Planning Board had adopted a
comprehensive master plan in 1994.
The 1994 Plan established goals and objectives, land use plan element, circulation plan
element, community facilities plan element, recreation plan element, conservation plan
element, economic plan element, historic preservation plan element, a utility service and
recycling plan element and a comparative analysis with planning documents of adjacent
municipalities, the Monmouth County Growth Management Guide and the New Jersey
State Development and Redevelopment Plan. The Planning Board updated the open space
and recreation element in 2001 and again in 2003. It adopted a Housing Element in 2003,
and in 2005 adopted a Stormwater Management Plan and a Farmland Preservation Plan
Element.
The 2004 Land Use Plan offers a number of recommendations, such as the establishment
of mix use zones especially in areas where the State anticipates the reestablishment of rail
service. It also suggested recommendations for rezoning areas because of certain
environmental conditions, and also recommended a number of land issues for further
study such as revaluation and refining the Special Economic Development (SED zones)
District.
Shortly after the adoption of the Land Use Plan some factors not considered in
preparation of the 2004 Land Use Plan were encountered by the Township. A decision
was rendered by Superior Court Judge Reisner which invalidated ordinances adopted in
2001 which rezoned areas of North Howell to Agricultural Rural Estate 6 (ARE-6). The
Court found that the presumption of validity was not available to the Township because
the Planning Board’s failure to complete a Reexamination Report thus on procedural
grounds the ordinances were invalidated. One of the purposes of this effort is to evaluate
the need for zoning amendments for North Howell.
Another issue not addressed in the 2004 Land Use Plan was the provision of agerestricted housing in terms of its need and the possible methods that may be available to
provide it in the Township. In December 2004 the Township Council received the results
of a report it commissioned on the future demand for age-restricted housing. The report
assesses the need and demand for age-restricted housing, the ability of the Township to
sustain and provide for it and the relative impacts of age-restricted housing
developments. The Planning Board views this as another factor that deserves attention.
Finally, the Planning Board has conducted a Periodic Reexamination Report which has
identified certain recommendations in terms of the Township goals and objectives,
assumptions and policies which readily can only be addressed in developing an
amendment to the 2004 Land Use Plan. Many are not related to the two previous factors
(ARE-6 and age-restricted housing) but are worthy of the Board’s immediate attention in
this effort.
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GOALS AND OBJECTIVES
The Land Use Plan adopted in 2004 advanced the goals and implementation policies of
the 1994 Master Plan. The Planning Board in conducting its Periodic Reexamination
Report identified the need to reevaluate the Land Use goals as well as circulation,
community facilities, recreation from 1996 Recreation Plan, utility service, recycling,
conservation, economic development, historic preservation and farmland preservation
from 1999 Open Space.
The Planning Board also in the Reexamination Report identified the lack of goals for
housing beyond the constitutional obligation of providing the Township’s fair share of
low and moderate income housing. Although the Township has a certified Housing Plan
Element and Fair Share Plan no other document advances goals for housing planning,
regulations, community development and neighborhood design.
Finally, the Planning Board considered the size and diversity of the Township in its
Periodic Reexamination Report. It also deliberated about the nature of the 1994 goals. In
many cases the goals of 1994 Plan are implementation measures rather than features to be
achieved. For example, one of the goals under land use from the 1994 Master Plan is
“Upgrade the Township's standards for street tree plantings and on-site landscaping.”
This is clearly an implementation measure of a desired outcome of a goal, such as,
Provide for the preservation and conservation of the Township's natural resources.
Considering these facts the Planning Board establishes the following goals and objectives
for Land Use, Natural Resources and Agriculture to supplant those of the 2004 Master
Plan.
Land Use and Management
 To exercise stewardship over the lands and waters of Howell Township to ensure
that these resources are available for the sustenance and enjoyment of present and
future generations.

including diverse residential neighborhoods, historic settlement areas and scenic
landscapes, which result from the natural topography, agricultural lands,
woodlands and watercourses.


To promote the goals and objectives of Howell Township through the
incorporation of local policies and strategies that respond to the basic premises,
intent and purposes of the State Development and Redevelopment Plan and the
Western Monmouth Development Plan.


farmland and other open lands and serves the needs of the community for
housing, community services and a safe and healthful environment.


olicies that promote controlled
development at suitable locations and appropriate intensities by discouraging the
extension of growth- inducing infrastructure into rural areas.



To establish development densities and intensities at levels which do not exceed
the current planning capacity of the natural environment and available
infrastructure based on the sensitivities and limitations of these systems.
5
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and technologies that are responsive to evolving demographic, economic and
environmental needs.
Natural Resources

ral character of
the Township, including but not limited to streams, wetlands, stream corridors,
potable water supplies, watersheds, aquifers, rivers, viewsheds, forests and other
vegetation, habitats of threatened and endangered species and unique natural
systems.

and on-site sewage disposal, based on conservative estimates of available water
resources and the ability of the soil and ground water to sustain on- lot disposal
systems without degrading or impairing the water quality.

large contiguous tracts and corridors of recreation, forest, flood plain and other
open space lands.


To continue the acquisition of important open space through the use of the
Township’s open space tax and other sources of funding.


protection from noise and light impacts.
Agriculture


To encourage the preservation of agriculture through proactive planning where
there are suitable conditions for the continued operation and maintenance of
agricultural uses.



To preserve a large contiguous land base to assure that agriculture remains a
viable, permanent land use.



To coordinate agricultural preservation activities with the State Agriculture
Development Committee (SADC), Monmouth County Agricultural Development
Board and other open space preservation activities in the Township.


Development Areas.

and to encourage economic opportunities in this industry.


To provide financial incentives, financing mechanisms and enhanced
opportunities for agricultural businesses that assist in maintaining agriculture as a
viable economic activity.


nonagricultural development through the right-to-farm ordinance.
To compliment the goals of Land Use and Management the Planning Board identified in
the Periodic Reexamination Report the design of development within the Township as a
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critical issue. Concern was identified for example with impervious coverage and building
coverage in residential development and the need to identify goals for community design
especially non-residential development.
Community Design
 To develop design standards that promote good civic design and high visual quality
of site and building design for all land use categories.


To ensure that new development is visually and functionally compatible with the
natural and physical character of the Township.



To promote physical design and community planning that assure that adjacent land
uses function compatibly and harmoniously in terms of scale and location.



To improve the appearance of developed areas with design standards for features such
as signs and buffering.



To retain to the greatest extent practicable attractive vistas from public rights-of-way,
including views of hills, valleys, ridgelines, woodlands, lakes, stream corridors, flood
plains and other natural areas.

As previously stated the Planning Board desired to advance the goals for housing,
transportation, economic development, historic and cultural resources and open space and
recreation as follows:
Housing


To promote and support the development and redevelopment of affordable housing
intended to address the Township’s fair share of the region’s lower income housing.



To provide for a range of housing opportunities within the Township.



To develop housing strategies to address the needs of various age groups, including
housing for senior citizens.



eed the capabilities
and limitations of natural systems and available infrastructure.

Transportation


To fashion a circulation plan sufficient to accommodate planned development, while
retaining the unique and scenic features of the road network.



To coordinate with other municipalities and governmental bodies for a regional
approach to transportation that respects and enhances the character of the community.



To establish transportation policies and programs that improve connections among
housing, employment and commercial uses, including provisions for vehicular and
pedestrian travel and bicycle paths.



To control development so that traffic will not exceed the capacity of the existing
road network to provide safe, efficient and convenient traffic movements, based on
rural road service standards designed to maintain the character of the community.
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To recognize that roadways are public lands that deserve aesthetic design
consideration, as well as efficient movement of vehicles, to carefully plan the
Gateway entrances to the Township that promote a visitor’s first impression of
Howell.



To encourage transportation funding for maintenance of the existing transportation
system, rather than encouraging the development of new systems in the Township.



To minimize the impacts of transportation systems on the environment, including air
and noise pollution.

Economic Development


To provide for desirable non-residential development in appropriate areas of the
Township to complement the existing character of the community and aid in
broadening the local tax base.



To promote the redesign of existing commercial sites to provide a more efficient land
use pattern through such approaches as reduced curb cuts, interconnecting driveways,
improved pedestrian and bicycle linkages and enhanced landscaping and aesthetics.



To provide for the appropriate expansion of commercial uses in compact forms and
within areas with utilities in order to concentrate businesses and provide a variety of
services and to meet the needs of residents and visitors alike.



To coordinate such items as architectural design, access, landscaping, adequate
parking, lighting, signs and similar design features to produce visually and
functionally compatible economic development.

Historic and Cultural Resources


To safeguard and conserve the heritage of the Township by preserving those
resources that have historic, archaeological, social, cultural, economic and
architectural significance, based on national, state and local importance and criteria.



To discourage encroachment on historic structures and sites by uses and buildings
that is incompatible or detracts from the design of the historic features.



To encourage the preservation, rehabilitation and adaptive reuse of historic buildings
and structures that protects their architectural integrity and preserves their context
within the historic landscape.



To encourage the development of land use regulations that acknowledge and permit
special treatment for historic landscapes, districts, sites, and structures, including set
back and other zoning standards.



To encourage the coordination of facilities between the Township and local School
District so that the schools serve people of all ages within the community.

Recreation and Open Space


To promote the provision of appropriate and balanced public open space and
recreational facilities through public action and where appropriate, through the
development review process.
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To prepare and maintain a recreation and open space master plan to establish and
enhance recreational lands and public open space; to establish linkages of public
spaces through the use of greenways, hiking trails, waterways, paths and bikeways;
and, to establish as the highest priority for public acquisition, areas of unique
recreational, scenic or environmental value.



To encourage the public acquisition of areas of exceptional recreational or scenic
value, or environmental sensitivity, at all levels of government, with priority given to
acquisition of land to meet present and future demand for active and passive
recreation.



To encourage the development of new private and public recreation facilities in
appropriate locations to serve the residential neighborhoods in the community.
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THE LAND USE PLAN
This Land Use Plan Element has been designed to implement the foregoing goals and
objectives and key assumptions of the 2005 Periodic Reexamination Report in a manner
which respects and responds to the capabilities and limitations of the natural conditions surface water resources, agricultural use opportunities, soils, woodlands, wetlands, flood
prone areas and habitat of threatened and endangered species. The Plan generally depicts
the proposed location, extent and intensity of development of land to be used in the future
for varying types of residential, commercial and industrial purposes, as shown on the
Land Use Plan Map. These land use planning proposals become effective agents for
managing change when implemented through the zoning ordinance.
The Land Use Plan Element is the fundamental unit of the Master Plan, with the broadest
scope and most far-reaching consequences. It represents a municipality’s basic statement
about the future disposition of land and the physical form of the community. Informed
by the other plan elements, which play supporting roles, the Land Use Plan and the
Conservation Plan have the greatest influence on the Township’s future, as they shape
local zoning.
This Plan maintains the policy orientation of prior Master Plans, but refines land use
strategies to better address evolving conditions and concerns. It provides a more detailed
description of the goals, objectives and intent of the Plan, and suggests new planning
initiatives to achieve the Township’s objectives. The recommendations of the 2005
Periodic Reexamination Report are also reflected in this Land Use Plan.
Residential Land Use
The residential lands in the Township are presently divided into sixteen zoning districts,
predominantly reflecting historical development patterns and existing lot sizes. These
districts cover a broad spectrum of lot sizes and environmental conditions, ranging from
small-lot neighborhoods to expansive wooded wetlands and agricultural areas.
Previous Land Use Elements (1994 and 2004) identified the residential land uses in a
nominal manner such as, low density, medium density and high density. For purposes of
clarity, this Land Use Element utilizes the general zoning scheme of the Land
Development Ordinance in identifying residential and non-residential land uses.
As of January 2004 the 16 residential districts represents 91.3% of the land area in the
Township. The following table provides the districts by the number of acres in each zone
and as a percentage of residential zoning in the Township. It also provides the
conventional density of each district.
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Table 1 Residential District by Acreage and Density
Residential Zones
Acreage
Percentage
1
ARE-6
11,557.94
38.2
ARE-3

2,204.42

7.3

ARE-2

7,879.49

26.0

RRC

452.72

1.5

R-6

42.40

0.1

ARE-1

971.82

3.2

ARE/NRW

364.72

1.2

R-2
R-3

853.22
3,920.30

2.8
12.9

PRC

335.702

1.1

ARE-C

265.41

0.9

R-4
R-5
ML7
R-50
MHP

725.15
14.28
319.2
197.12
153.57

2.4
0.05
1.1
0.7
0.5

Density
One unit per 6
acres
One unit per 3
acres
One unit per 2
acres
One unit per 2
acres
One unit per 1.5
acres
One unit per 1
acre
One unit per 1
acre
2 units per 1 acre
2.25 units per 1
acre
2.25 units per
acre
3.0625 units per
acre
4 units per acre
7 units per acre
7 units per acre
8 units per acre
11.4 mobile
homes per acre

Agricultural Rural Estate Districts (ARE-6 ARE-4 and ARE-3)
One of the major categories of development in the Township is the Agricultural Rural
Estates districts. The purpose of these districts is to “minimize the impacts of
development in areas located outside of the centers identified in the Township’s Master
Plan. The goals include preservation of rural and agricultural uses and preservation of
rural character. Many areas include significant environmental constraints, including
wetlands, floodplains, rare and endangered species habitats, aquifer recharge areas and
high quality watersheds”. The ARE Districts embody the rural and agricultural
countryside that the Township’s planning program has sought to maintain.

1

The acreage predates the Court’s decision against the Township in January 2005.
Figure does not reflect Township Council’s action of April 12, 2005 voiding the zoning of the area
including the above referenced acreage.
2

11

April 27, 2006

The lack of public water and sewer infrastructure throughout the Districts limits future
development potential, which should be designed in response to the carrying capacity
limitations of the natural systems. Capacity-based planning involves the measurement of
a municipality’s ability to accommodate growth and development within limits defined
by natural resource capabilities and existing infrastructure. A capacity analysis
determines the limiting factors in an area’s ability to grow and evaluates the capacity of
the limiting factor. With the absence of public water and sewer infrastructure the limiting
factor thus becomes an element of the natural environment, such as water.
Sustainable development policies provide a land use framework that meets the needs of
the present without compromising the ability of future generations to meet their own
needs. Sustainable development respects capacity limits and provides a margin of safety,
and incorporates the goals of stewardship over land and water resources, and the
prolonged maintenance of a desirable physical environment.
A dominant theme in the planning process has been the protection of water resources,
with a particular emphasis on surface water quality. Because of the importance of this
resource, the Planning Board has instituted certain land development regulations to
protect the Township’s streams and water bodies such as its riparian buffer ordinance.
The Township’s surface water resources are of value not only to the current and future
residents of the Township, but also to downstream consumers and ecological receptors.
As a recharge and headwaters area for one of the most populous and fastest growing
regions in the State, the responsible course of action is for the Township to protect these
resources through all available measures.
Support for the limited degradation policy that underlies the ARE District is provided by
the surface water resources of the Township. Approximately 25% of the Township
drains to the Metedeconk River, a trout maintenance stream and valued recreational
resource. The other 75% of the Township drains to the Manasquan Reservoir and the
Manasquan River, another trout maintenance stream. The Manasquan Reservoir is a vital
water supply resource. This reservoir has the capability to deliver 30 million gallons of
water per day to the water utilities that serve Monmouth County, and is one of the fastest
growing regional watersheds in New Jersey. The tributaries to the river are all
headwaters, or places of origin for the surface water system. Headwaters are particularly
vulnerable to degradation because of the limited available flow, and any degradation in
headwaters is felt downstream throughout the surface water system. The headwaters
flowing to the Manasquan River are all trout maintenance streams, New Jersey’s second
highest surface water classification outside of public conservation lands.
In addition to the protection of surface water resources, the ARE Districts respond to the
goals of conserving significant elements of the rural and agricultural countryside. The
scenic vistas, wooded areas, agricultural fields and historic settlement patterns create the
rural character that pervades much of Howell Township. These are fragile resources,
which are highly susceptible to degradation. Full development at previously permitted
densities has consumed much of the countryside, with little consideration given to the
conservation of important natural and cultural features. In this development pattern,
permitted units have been situated in a somewhat geometric arrangement that fails to
recognize the natural patterns of the landscape and tends to eliminate or mar scenic vistas
and characteristics.
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The Township’s wooded areas are an especially valuable resource that helps define the
rural character of Howell Township and provide many important functions. Often
associated with slopes and poor drainage conditions, the forests prevent erosion, permit
recharge, protect water quality, improve air quality, provide habitat for threatened and
endangered species, and preserve streams. With over 21% of the Township’s land area in
forests, and over 83% of the forest consisting of deciduous forest and forested wetlands,
the Township’s tree cover is a critical resource that must be maintained and improved.
The importance of the Township’s forests is also reflected in the critical wildlife habitat
they provide. The NJDEP has developed a ranking system that prioritizes critical areas,
defined as forests, wetlands and grasslands, by habitat wildlife value. The ranking
system produces detailed wildlife and habitat maps that identify critical wildlife areas and
critical habitat areas. The forests of Howell Township fall into the highest categories of
critical priority areas, indicating the presence of and habitat for endangered, threatened
and priority species. The maintenance of large, contiguous areas of forested lands is an
effective method to increase biodiversity on an ecosystem basis.
Full development has also required dramatic alteration of rural roadways to accommodate
traffic movements and increased carrying capacity. As this alteration occurs, roadside
features (trees, hedgerows, etc.) and alignments (narrow cartways and winding
alignments) are frequently lost. The rural character undergoes a subtractive process,
resulting in conversion to a more suburban appearance, along with the impacts associated
with this form of development.
Similarly, suburban development has consumed substantial agricultural lands in the
Township. Suburban development can result in land use conflicts with agriculture as new
neighbors object to the noise, odor, and other impacts of agricultural land uses on
residential neighborhoods. The ARE Districts limit the extent of residential development
so that farms have fewer potentially incompatible neighbors and more lands can be
retained for agricultural use. Since agriculture is reliant on the availability of significant
water resources, lower densities also mean that more water is available for agricultural
needs. As agriculture becomes more intensive and entrepreneurial, smaller agricultural
parcels can play a meaningful role in agricultural production, especially with the
advantageous access to the regional highway network and markets for ease of distribution
to densely populated areas. This is especially important in light of the equine activity in
the Township and the region.
The long-term utility and viability of this resource is enhanced if critical masses of
agricultural lands ands soils are maintained wherever they currently exist. Farmland
assessed parcels still account for over 16% of the Township’s land area. While active
agricultural operations occupy less than half the farmland assessed parcels, the
combination of fields and wooded parcels provides the open lands that the Township
seeks to maintain. Most of the prime farmlands and soils of statewide importance remain
in agricultural use. The combination of prime soils, access to densely populated
markets, the Township’s regional location all combine to assure an agricultural future, so
long as the farmland base can be preserved. Also, a vibrant equine industry makes a
significant economic contribution to the Township’s economy while retaining hundreds
of acres of scenic, taxpaying open space, and along with other farmland can make
farming a permanent part of the local landscape and economy.

13

April 27, 2006

Many different programs are available, and can be used, to preserve, protect and maintain
the Township’s agricultural base. The Township’s farmland preservation approach
involves a range of preservation strategies with a number of options for the landowner.
As identified in the farmland preservation plan, a variety of mechanisms to preserve
farmland are available. In addition to the acquisition and management strategies outlined
in the farmland preservation plan, land use regulation can assist agriculture by preserving
two vital physical resources, land and water. If residential and non-residential
development consumes all of the available water, then agriculture will not have it
available. Similarly, if development consumes all of the land, then the farmland base is
lost forever.
The ARE Districts corresponds to those areas in the Township with the greatest
concentrations of wetlands, the most limiting soil characteristics, the highest quality
surface water, the best agricultural soils, the most scenic vistas and limited infrastructure.
Although the Districts includes scattered residential developments interspersed among
the agricultural and wooded lands that dominate the Township, the extent of development
has not dramatically altered the scenic character and desirable natural and cultural
features.
To implement the objectives, policies and principles outlined in this Plan, and to protect
the environmental characteristics of the community, the ARE Districts permits residential
development at a density of 0.167 units per acre, the equivalent of one unit per 6 acres in
the ARE-6 district, 0.25 units per acre, the equivalent of one unit per 4 acres in the newly
recommended ARE-4 district and 0.33 units per acre, the equivalent of one unit per 3
acres in the ARE-3 district.. To implement the Plan in these Districts permitted
development will be arranged in the following development options. The arrangement of
lots in a conventional subdivisions on 6 acre, 4 acre and 3 acre lots, will be limited to
minor subdivisions for development or those concepts plans presented to the Board that
justify a conventional arrangement based on maximizing resource protection over the
other options proposed in the Plan.
Open Lands Subdivision
Open lands zoning is a development concept that seeks to promote the objectives of this
Plan to protect the Township’s critical resources. This concept requires most of a tract to
remain open and available for farmland or other resource use, and defines minimum
standards for soil quality and usable land for the open lands. The remaining land is then
planned to accommodate the permitted residential development. The open lands zoning
technique provides for the retention of 60 to 75% of the parcel for continuing agricultural
or resource conservation use, and limits the actual extent of residential development to no
more than 40 to 25% of the parcel, arranged on lots of 2 acres in the ARE-6, 1.5 acres in
the ARE-4 District and 1.25 acre lots in the ARE-3 District. In order to promote the use
of this technique, it is recommended that a density of one unit per 6 acres be permitted
when a conforming open land subdivision is proposed in the ARE-6 zone. In the ARE-4
one unit per 4 acres is permitted when a conforming open lands subdivision is proposed,
and in ARE-3 one unit per 3 acres be permitted when a conforming open lands
subdivision is proposed. This technique reduces the sprawl typically resulting from
conventional zoning, and a vehicle is provided for the permanent preservation and
conservation of major portions of the natural and agricultural landscape while
14

April 27, 2006

accommodating permitted development. The taxable status of all resulting lots is
maintained, since all properties remain in private ownership, and private ownership
eliminates questions about the long-term maintenance of public or homeowners’ open
space and any related municipal responsibilities. As with the clustering and lot averaging
options discussed below, use of this technique is required and requires the submission of
a yield plan with no variances to calculate permitted units.
Clustering
Two other development options, clustering and lot averaging are also recommended for
the ARE Districts. Clustering, designed to provide useful tracts of open space as a
byproduct of residential development, permits a reduction in the minimum lot size in
return for permanent commitments of open space areas, with the open space dedicated to
either a public body or homeowners’ association. Clustering is permitted where at least
65% of the tract can be retained in open space, subject to a minimum lot size of 2 acres in
ARE-6, 1.5 in ARE-4 and 1.25 in ARE-3. As with open lands zoning, a density of one
unit per 6.0 acres in ARE-6, one unit per 4 acres in ARE-4 and one unit per 3 acres in
ARE-3 is permitted. With clustering, open lands zoning and lot averaging, the applicant
must also submit a conforming conventional subdivision plan to establish the number of
lots that could be developed under a conventional subdivision.
Lot Averaging
Lot averaging, under which the reduction in the size of some lots is permitted provided
that other lots exceed the minimum lot area requirements, is a recommended
development option. It is further recommended that a density of one unit per 6.0 acres,
one unit per 4 acres and one unit per 3 acres be permitted when a lot averaging
subdivision is proposed. The lot averaging approach should require that a majority of the
lots fall within a specified range of lot sizes, such as 2 to 5 acres, in order to create larger
lots designed to meet specific conservation objectives. This form of lot averaging offers
greater potential to conserve critical resources than some other forms of this development
concept. The benefits of lot averaging over clustering include maintaining the taxable
status of all resulting lots, since all properties remain in private ownership. In addition,
private ownership also eliminates any questions about the long-term maintenance of
public or homeowners’ open space and any related municipal responsibilities. This
technique allows the subdividing of smaller lots for family or income purposes while
retaining the integrity of the existing use.
Farmland Preservation Parcels
Farmland Preservation Parcels are intended to provide a development option to an
individual that intends to remove the development rights from the majority of the
property. It allows the individual to subdivide out of a larger parcel one or more smaller
lots. The number of lots depends on the total acreage participating in the Farmland
Preservation program and the size of lots depend on the minimum size of lots allowed
within an ARE district. In the ARE- 6 zone lots would be two acre. In ARE-4 they would
be 1.5 acres and in ARE-3 they would be 1.25 acres.
Land within special development zones of Recreational-Residential Community (RRC)
and Agricultural Rural Estate/Natural Resource Wilderness Protection Zone should be
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designated as ARE-4. The 2004 Land Plan recommends that environmentally sensitive
area of the Agricultural Rural Estate/Natural Resource Wilderness Protection Zone be
placed in the Land Conservation/Open Space Zone to eliminate any confusion about
future development.
Conditional uses for the two zones should continue to be houses of worship, schools with
state-approved curricula and community residences for the developmentally disabled and
community shelters for victims of domestic violence with more than six and less than 15
persons.
Agricultural Rural Estate District (ARE-2)
The ARE-2 District is designed to recognize those areas of the Township which have
largely developed under 2-acre zoning that has prevailed in the Township.
In order to promote the goals of the Plan relative to resource conservation, it is
recommended that the ARE-2 District also requires open lands zoning, lot averaging and
farmland preservation parcels as development options. The prevailing density of one unit
per 2 acres would be applicable in using the open lands and lot-averaging methods. In the
farmland preservation program the minimum size lot would be one acre
Under the open lands zoning development option, 50% of the tract can be retained for
continuing agricultural or resource conservation use, with the remaining area
accommodating the permitted residential development on 1 acre lots. With the lot
averaging option, a majority of the proposed lots should fall within a specified range of
smaller lot sizes, such as 2 to 3 acres, in order to create larger lots designed to meet
specific conservation objectives. As with the standards for the ARE-6 and ARE-4
Districts, the applicant must submit a conforming conventional subdivision plan to
establish the maximum number of lots that could be developed.
Within the ARE-2 area public recreation (passive or active) facilities, including soccer
and baseball fields and educational facilities should be designated as a permitted use.
Land within special development zone Agricultural Rural Estate/Natural Resource
Protection Zone (ARE-C) should be designated as ARE-2. Conditional uses in the area
should continue to be houses of worship, schools with state-approved curricula and
community residences for the developmentally disabled and community shelters for
victims of domestic violence with more than six and less than 15 persons.
R-1 Residential District
R-1 is recommended to replace the former ARE-1 district. The reason for this change is
that the permitted conventional density for the district does not meet the purpose of the
ARE zones as previously discussed. R-1 Residential District is an infill zone adjacent to
Route 9, or is found between a lower density zone, and a commercial designation. Also,
many of the areas are located where infrastructure is either existing or planned to be
developed within the District.
The R-1 District should permit single family detached dwellings with minimum lot areas
of 1 acre, and permit conditional uses such as, houses of worship, schools with stateapproved curricula and community residences for the developmentally disabled and
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community shelters for victims of domestic violence with more than six and less than 15
persons.
R-2 and R-3 Residential District
The purpose of the R-2 and R-3 zoning districts is to permit infill development at
moderate densities within the “established centers identified in the Howell Township
Master Plan”.
The 1994 Land Use Element followed the intent of New Jersey State Development and
Redevelopment Plan by identifying three centers and center boundaries in the Township.
They were Ramtown, Adelphia and the Candlewood area. Center boundaries were
established around the developed portions of the centers. The use of the Centers in the
1994 Land Use Plan was to provide for infill development.
The 2005 Land Use Plan recognizes the importance of these areas and their functioning
as centers and recommends the reestablishment of these centers. The Plan also advances
the Center boundaries with some modifications. The designation of R-2 and R-3 should
be retained in its present areas as well as permitted and conditional uses.
Pine View
In 2003, approximately 58 acres of Wall Township was incorporated into the Township.
Specifically, the Pine View development adjacent to Ramtown was added to the
Township because of the need for access from Red Bud Lane and Cherry Lane. Because
of the proximity to Ramtown and the built-out nature of the area the Plan calls for the
area to be zoned as R-3.
R-50 Residential District
The R-50 District is identified within the Township as the Freewood Acres area. The
2004 Land Use Plan recognized this area as a High Density District. The permitted and
conditional uses for this area should be retained and the area along with the commercial
development adjacent to it on Route 9 should be included within the Candlewood center
boundary.
R-4 Residential District
The R-4 Residential District is located in only two locations of the Township, on the
north and west sides of the village of Adelphia. This area is included within the Center
boundary of Adelphia. The other is located in the southern portion of the Township off
Locust Street and is included within the Candlewood Center boundary.
The R-4 is largely developed. The purpose of the zone is to provide for a variety of
housing opportunities in areas of the Township where multifamily development presently
exists. The permitted and conditional uses for this zone should be retained.
The R-4 zone is one of the few zones in the Township which permits alternative forms of
housing beyond single family detached units. At the same time the Land Development
Ordinance does not contain any standards for attached and semi attached units or garden
apartments. In light of this situation the Plan recommends that the standards for age-
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restricted units (multi-family, townhouses, duplex and triplex be applicable to similar
units proposed within the R-4 zone.
Other Residential Districts
The remaining residential districts are the R-5 Residential Age-Restricted District, the R6 Residential 6 zone, MHP Mobile Home Park Residential Zone, the Mt. Laurel sites and
the PRC Planned Retirement Community zone.
Mobile Home Park District
The Mobile Home Park Districts should be retained and no changes to the use should be
altered. The Plan recognizes this district as a residential district.
The Plan recommends a revision to the permitted uses for this district. Presently the
permitted uses are:
a. Mobile home parks
b. Agricultural and horticultural uses utilizing the standards permitted in the ARE-1
zone
Since there are no standards for agricultural and horticultural uses in the ARE-1 and
ARE_1 is being eliminated the Plan recommends the elimination of the statement
“utilizing the standards permitted in the ARE-1 zone.”
Mt. Laurel Sites
The Mt. Laurel sites or the Moderate and Low Income Housing Zones are part of the
Township affordable housing obligation which has been certified by the Council on
Affordable Housing. These sites should not be changed as well as should the ordinance
over seeing them be altered. In time, consideration should be given to the incorporation
of the sites into appropriate zoning classifications.
Planned Residential Community
The Planned Residential Community zone was held to be null and void by the Township
Council on April 12, 2005. In the early part of this year the Court held that the actions of
the Council and in turn the Planning Board were inappropriate and reinstated the prior
approval granted an age-restricted project of 497 units within this zone. Therefore the
zone is retained only for the project approved.
R-6 Residential 6 Zone
Considering that this special zone only addresses 42 + acres or 0.1% of the residential
land use in the Township the property should be as recommended in the 2004 Land Use
Plan be changed to R-4.
R-5 Residential Age-Restricted District
Age-restricted housing is an issue the Planning Board addressed in its 2005 Periodic
Reexamination Report. It reviewed a Report on the Future Demand for Age-Restricted
Housing which was found to be very thorough and well-researched. The findings of the
report were:
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1. Both the Township’s general population and particularly the 55+ age cohort can
be expected top increase substantially over the next 25 years.
2. Howell residents are presently are at a competitive disadvantage to residents
outside the Township in terms of the affordability of and ease of entry into newly
constructed age-restricted developments in the area.
3. Both age-restricted communities and commercial development can be expected to
have positive fiscal impacts for the Township.
4. Municipal fiscal benefits would be more substantial for nonresidential
development than for development of age-restricted communities under the
provision of the PRC zone.
5. However, nonresidential development can be expected to be more land
consumptive than age-restricted residential development and have more negative
impacts on existing infrastructure and traffic.
6. It is projected an indigenous demand for 3,226 age-restricted housing units in the
Township by the year 2025.
7. Smaller sized projects (200-300 units) tend to draw buyers from a smaller radius
which would aid in targeting and retaining existing Township residents.
In being asked to review the Report the Township Consulting Planner found one major
shortcoming which the Report acknowledges that is its failure to recognize in-migration
into the County and the Township. For example, from 2000-2004 an analysis of MercerMiddlesex-Monmouth–Ocean Counties shows that Monmouth County’s population was
affected by three factors Natural Increase, International in-migration and internalmigration. The increase in population of approximately 15,000 shows that natural
increase attributed 38.4% of the population increase, international in-migration attributed
39% and internal in-migration attributed 22.6%. Therefore, the consulting planner’s
conclusion is that demand for projected age-restricted housing is higher by not
accounting for in-migration. It is possible that the figure could be 30% higher than
projected in the Report.
Considering the findings of the Report, the goals and objectives of the Master Plan and
further research the Plan sets forth a policy framework for age-restricted housing.
1. No age-restricted zone should be created, but age-restricted housing should be
established as an option within an existing zone or zones.
2. It should require access to transportation systems by various modes.
3. It should require proximity to services (commercial and medical primarily).
4. It must have sustainability (An ability to meet future housing needs).
5. It must have access to infrastructure.
6. It must have an affordable housing component.
Utilizing the framework, it is recommended that age-restricted housing be restricted to
Highway Development zoning district three (HD-3) as a conditional use. It is also
recommended that §188-86 be revised in terms of its title, purpose, permitted uses, tract
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requirements, bulk standards, parking and other factors. It is also recommended that the
R-5 zone be eliminated and identified as R-4.
Nonconforming Lots
The Plan acknowledges that changes in land use classifications and densities will create
nonconforming vacant lots. With regard to vacant lots in any residential zone throughout
the Township, the Plan proposes the grandfathering of all vacant lots of 20,000 square
feet or greater, so that each of these vacant lots has a residential development
opportunity. The Plan also acknowledges that changes in land use classifications and
minimum lot sizes will create nonconformities for developed lots that should receive
appropriate treatment in the implementing ordinances, in order to provide reasonable
opportunities for the modification and/or expansion of preexisting housing units. The
appropriate bulk standards applicable to these properties should be those of the prior
zoning. For example, those properties that are now 5.99 or lesser acres and were in the
ARE-2 zone previously but now are in ARE-6 the bulk standards would be those of
ARE-2. As presently found within the Land Development Ordinance matters of building
and lot coverage, parking and yard requirements are not to exceed or diminish ., as the
case may be, by more than 20%.
Lot Coverage
During the preparation of the Periodic Reexamination Report several issues regarding
bulk standards were raised by the Planning Board. One of the issues was building and lot
coverage and the other was maximum habitable floor area in the residential zones.
The bulk and dimensional requirements within the Land Use Code address minimum lot
area, lot frontage and setback requirements and height standards but does not establish lot
coverage or impervious coverage within residential zones. This is in contrast with
nonresidential zones where impervious coverage is identified. Because of the issue of
wetlands in the Township the Plan recommends that lot coverage should be established.
In addressing maximum habitable floor area one technique is the use of a sliding scale
which varies by lot area. The Plan recommends the following:
Lot Area
First 11,000 square feet
Additional lot area up to 15,000 sq ft
Additional lot area up to 22,000 sq ft
Additional lot area over 22,000 sq ft

Permitted Net Habitable Floor Area
1 sq ft per 5 sq ft of lot area
1 sq ft per 10 sq ft lot area
1 sq ft per 20 sq ft lot area
1 sq ft. per 55 sq ft lot area

The following is the application of this method:
Lot area
First 5,000 square feet
Additional lot area up to 11,000
square feet
Additional lot area up to 15,000 s.f.
Additional lot area up to 22,000 s.f.

Permitted net habitable floor
area based on total lot area
1 s.f. per 2.5 s.f. lot area
1 s.f. per 5 s.f. lot area
1 s.f. per 10 s.f. lot area
1 s.f. per 20 s.f. lot area
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Additional lot area over 22,000 s.f
1 s.f. per 55 s.f. lot area
This would result in the following permitted net habitable floor areas, based on lot size:
A lot containing 5,000 s.f. (1/9 acre) would be permitted the following floor area:
First 5,000 square feet @

1 s.f. per 2.5 s.f. lot
area =

2,000 s.f.

A lot containing 10,000 s.f. (1/4 acre) would be permitted the following floor area:
First 5,000 square feet @
1 s.f. per 2.5 s.f. lot
2,000 s.f.
area =
Plus the next 5,000 square
1 s.f. per 5 s.f. lot
1,000 s.f.
feet @
area =
3,000 s.f. total floor
area
A lot containing 14,250 s.f. (1/3 acre) would be permitted the following floor area:
First 5,000 square feet @
1 s.f. per 2.5 s.f. lot
2,000 s.f.
area =
Plus the next 6,000 square
1 s.f. per 5 s.f. lot
1,200 s.f.
feet @
area =
Plus the next 3,250 s.f. @
1 s.f. per 10 s.f. lot
325 s.f.
area =
3,525 s.f. total floor
area
Another example for a 21,780 s.f. (½ acre) lot would appear as follows:
First 5,000 square feet @
1 s.f. per 2.5 s.f. lot
2,000 s.f.
area =
Plus the next 6,000 square
1 s.f. per 5 s.f. lot
1,200 s.f.
feet @
area =
Plus the next 4,000 s.f. @
1 s.f. per 10 s.f. lot
400 s.f.
area =
Plus the next 6,780 s.f. @
1 s.f. per 20 s.f. lot
339
area =
3,939 s.f. total floor
area
For a 1-acre lot (43,560 s.f.) the net habitable floor area would be as follows:
First 5,000 square feet @
1 s.f. per 2.5 s.f. lot
2,000 s.f.
area =
Plus the next 6,000 square
1 s.f. per 5 s.f. lot
1,200 s.f.
feet @
area =
Plus the next 4,000 s.f. @
1 s.f. per 10 s.f. lot
400 s.f.
area =
Plus the next 7,000 s.f. @
1 s.f. per 20 s.f. lot
350 s.f.
area =
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Plus the next 21,560 s.f. @

1 s.f. per 55 s.f. lot
area =

392 s.f.
4,342 s.f. total floor
area

The Plan also recommends building coverage for the principal use as well as overall lot
coverage. The following are recommends for the residential zones.
Zone

Building Coverage3

Lot Coverage

ARE-6

3%

5%

ARE-4

7%

10%

ARE-2

12%

15%

R-1

12%

15%

R-2

20%

25%

R-3

20%

25%

R-4

25%

30%

R-50

30%

35%

Resource Conservation
In the Periodic Reexamination Report the Planning Board recognized the Atlantic
Highlands and Fair Haven Decisions (Reversal of Manalapan decision) and
recommended the investigation into whether the Land Development Ordinance should be
amended to provide a partial credit for constrained land, reduce development of critical
resource areas and increase the required lot size to avoid such areas at the time of
subdivision.
This investigation has resulted in the Plan calling for a an ordinance amending land use
ordinances of the Township to have as part of its checklist the requirement of identifying
natural resource limitations and capabilities to calculate maximum permitted lot yield and
identify minimum improvable lot areas. This provision will be used to compute the total
area of a tract that is suitable for development after subtracting identified resource
conservation areas. It is required to establish the maximum permitted density of
residential development or intensity of nonresidential development on the tract and will
assist the Board in guiding, to the greatest extent practicable, all development activities to
suitable area(s) of the tract. The Plan recommends the identification of constraints for
bodies of water, area of flood plains, wetlands, stream corridors, NJDEP-required
wetlands transition areas, special water resource area to Category 1 waters and areas of
riparian buffers.

3

Refers to all buildings.
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Utilizing this technique will require the Township Counsel in the Land Development
Ordinance to redefine density. Density, within the ordinance would be defined as the
maximum number of units permitted less the resource conservation factors as calculated.
Non-residential Land Use
The non-residential districts in the Township presently are characterized by six types of
development patterns, small neighborhood commercial nodes near or within existing
villages such as, Ramtown and Adelphia, linear development along the Township’s major
thoroughfares, Route 9 and Route 33 and areas associated with rail or access to major
transportation systems such as Interstate 195. The sixth district is Land
Conservation/Open Space zone. For the most part the Township’s non-residential
districts, with the exception of the Special Economic Development Districts and the is
Land Conservation/Open Space zone, represent historic development patterns arranged in
a linear fashion. To preserve and protect the scenic, agricultural and rural character of
the countryside and residential neighborhoods, the Township has encouraged industrial
development, and commercial development in nodes and corridors, where services and
facilities can be economically provided and maintained. Table 2 shows a distribution of
the non-residential zones by acreage and percentage of the non-residential land area.
Table 2 Nonresidential District by Acreage
Nonresidential Zones
Acreage
SED-1
1871.92
HC
105.2
HD-1
1185.49
HD-2
869.52
NC
29.57
LC/OS
505.29

Percentage
41.0
2.0
26.0
19.0
1.0
11.0

The Plan includes eight non-residential districts, including the retention of the three
small-scale, neighborhood commercial districts, the three highway commercial districts,
the six economic development zones. This Plan also recommends some modifications to
the existing non-residential districts to address certain needs of the Township and
alternative forms of development, and it also recommends the creation of two new
districts to address specific uses. Due to the prominence of the non-residential districts
along the major transit corridors in the Township, and the proximity of these districts to
residential areas, attentive site design is important to protect the scenic amenities and
residential character of the Township. Therefore, each of the non-residential districts
should include screening, buffering and landscaping standards designed to promote
attractive and compatible development. The Plan recommends the institution of
architectural design standards for non residential development and the requirement of
architectural plans with detail conforming to the architectural design standards.
The two new districts are created by separating two of the non-residential districts in the
Plan into one district which allows as a conditional use age-restricted housing and
continuing to permit the manufacturing of concrete products in one district. The SED
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districts will be separated into SED-1 and SED-2 and a portion of HD-2 District will
become HD-3.
Neighborhood Commercial Zone (NC)
The Neighborhood Commercial (NC) Zones are located in proximity to the Township’s
villages. Two are located within the center boundaries of Adelphia and Ramtown, while
the third is located on Lakewood-Farmingdale Road in close proximity to the Borough of
Farmingdale.
Accounting for approximately 1% of the non-residential land area in the Township the
intent of these districts is to provide for limited retail sales and services in close
proximity to neighborhoods and existing uses. Because these districts are interwoven
with the surrounding residential community, only limited expansion opportunities are
afforded. Because of the limited expansion ability the Plan recommends that a limit be
established to the amount of square footage that an individual store can be. The 2004
Land Use Plan recommended an additional site at the corner of Casino Drive and Fort
Plains Road.
Highway Commercial (HC) Zone
The Highway Commercial (HC) Zones are located in one part of the Township, along
Route 9. All of the zones are within center boundaries. One is located on the northern
section of Route 9 adjacent to Freehold Township in Adelphia. The other two are within
Candlewood. One starts north of I-195 on Route 9 on the east side and extends north
occupying both sides of 9 to First Street. The other is south of I-195 on both sides of
Route 9 between Aldrich Road and Northwood Place. The total zone acreage is
approximately 105 acres and is 3.6% of the existing non-residential land area in the
Township. One characteristic of these properties in the Township is that physically, the
lot areas are narrow with little depth. This coincides with the intent of the zone to
provide for highway-oriented development in the Route 9 corridor on lots which would
not conform to the Highway Development Zone standards.
Redevelopment opportunities are recommended in the Western Monmouth Development
Plan especially for the area between I-195 and First Street. The Township should
continue its efforts to improve this district through careful planning of development and
redevelopment opportunities. Consideration should be given to architectural design
standards for non-residential development and redevelopment and limiting of overall
allowable square footage that can obtained on individual lots.
Highway Development Districts
Within the Township there are two Highway Development Districts. Highway
Development 1(HD-1) is focused along Route 9 with the intent to provide highwayoriented development along the corridor on larger lots than those found within the HC
zone. Highway Development 2 (HD-2) is focused along Route 33. The differences
between the two districts are limited to the permitted and conditional uses. HD-1’s list of
uses are more expansive allowing drive through restaurants, entertainment uses, retail
sales and services and home improvement centers. HD-1 also allows for auto related
activities while HD-2 does not permit those uses.
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As already suggested it is recommended that age-restricted housing be authorized as a
conditional use within a new district referred to as HD-3. The HD-3 district would be the
former HD-2 district from Colts Neck Road to the Wall Township border.
A further recommendation is regarding the new HD-3 district is an attempt to advance
mixed use. In any age-restricted proposal in the district should be required to construct in
association with the residential development 5% of the project as one or more of the
permitted uses in the zone (offices, financial institutions, medical center.)
Consideration also should be given to identifying as a conditional use in the HD district
the concept of Hotel/Banquet/Conference Center. Conditions should be established for
the number of rooms, parking, impervious coverage, accessory uses and height. The
standards should be instituted in a way to obtain nationally qualified hotel operators.
The HD-1 district along Route 9 is the truly the retail center of the Township. It is the
area that has received the attention of major big boxes such as Wal-Mart, Lowe’s and
Home Depot. At the same time it serves as the backbone for many shopping centers. It
also is impacted by a number of tributaries from the Metedeconk and the Manasquan
Rivers and a historical narrowness that it reflective of many of our State highways in
New Jersey.
Recognizing these facts the Plan offers a number of recommendations for the HD-1 zone
which in some cases have application to other commercial zones.
1. Community Design Standards for Nonresidential Development are necessary for
all nonresidential development in the Township. The approving boards have the
authority under the Municipal Land Use Law to set forth architectural design
standards to assist in creating an image of its major commercial area in the
Township.
2. Create a Focus for development by the possibility of expanding the HD-1 district
by increasing the district at certain intersections and possible transition areas.
Although the Plan is limited in making specific recommendations at this time.
The Plan does encourage the Planning Board to conduct further study of these
issues, such as establishing better transition areas between the HD districts and
ARE zones. The zones serve totally different focuses which often conflict with
one another.
3. Redevelopment is a key opportunity which does can be privately initiated and
should be supported by the approving boards when they confronted with it. It is
more important to promote the redevelopment over the new development on
marginal or environmentally challenged land.
4. A Stream Corridor Protection Plan should be established for the Route 9. Not
every acre of ground within the corridor should be developed and certain
waterways may need greater protection as opposed to others. The Plan is a way to
address this issue.
5. Limiting the scale of new development by restricting the size of new individual
development is a prudent method to controlling the big box types of development
and helping to maintain the integrity of development that is presently in place
now. The Plan recommends as noted in the Neighborhood Commercial and
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Highway Commercial districts that a limit be established on the size of individual
commercial entities be instituted.
Special Economic Development District
The major industrial district within the Township is Special Economic Development
(SED) district. SED is intended to provide for a variety of economic opportunities in
various areas of the Township where rail and highway infrastructure is readily available.
In the southern part of the Township below I-195 there are two SED zones. One lies
adjacent the Metedeconk and Lakewood Township. Expansion of uses within this zone
are subject to requirements of the State and the Township being adjacent to a Category 1
stream and requiring to provide the Township a 300 foot buffer adjacent to the River
through its Riparian Buffer Ordinance. Also, within this zone there are residential lots on
the north side of Randolph Road which the Plan eliminates from the zone. They will
become part of the ARE-6 zone.
The second area straddles the rail line between Oak Glen Road and FarmingdaleLakewood Road. If the Red Bank Line is selected for the Monmouth-Ocean-Middlesex
rail service this area would be the site of a rail station as presently identified by NJ
Transit.
The balance of the districts is north of I-195. One is located along LakewoodFarmingdale Road (County Route 547) extending from the interchange with I-195 and
extending north to boundary of Farmingdale up along the western boundary. It also
includes a portion of the rail line being targeted for passenger service and is the area
which includes the Hurley Industrial Complex which has been auctioned at bankruptcy
court and requires remedial action.
The next area is along the border of Wall Township between Asbury Road and Route 33.
This location includes rail access, and if the Red Bank alignment is selected, a rail station
will be included where the Collingswood Flea Market is presently located.
One of the locations is situated along Yellow Brook Road and Cranberry Road, and the
final location is between Route 33 along the Freehold Township border. Both location
have rail access and have existing industrial uses.
The 2004 Land Use Plan recommends the reevaluation and redefinition of the SED zone
in light of changing technology and space requirements.
The Plan recognizes that the SED zone along Yellow Brook Road is the location of
many firms which manufacture stone, glass, clay and concrete products. Desiring not to
impact them as non-conforming uses and wishing to limit their expansion to the area
they are presently, the Plan identifies this area as SED-2 where the manufacturing of
stone, glass, clay and concrete products would be a permitted use. Conversely, this use
would be eliminated in the SED-1.
Land Conservation/Open Space Zone
The last existing non-residential use is the Land Conservation/Open Space Zone. The
purpose of the zone is to promote the conservation of open space areas in the Township
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to provide beneficial public use and enjoyment of such areas through the preservation of
such areas for passive uses maintained in their natural states.
The only area within this designation is located mostly below I-195 and above Maxim
Road. Only Preventorium Road provides access to it, and it is bisected by the rail line. It
is approximately 500 acres.
The Township has a great deal of additional open space area such as Allaire State Park,
Manasquan Reservoir and Howell Park which were included in the Recreation and Open
Space Inventory adopted by the Planning Board as part of its 2001 Open Space and
Recreation Plan which was amended in 2003. The intent of this zone should be amended
to address all state, county and municipal open space. The zone should include state,
county and municipal open space properties which are presently found in a number of
other zones which fail to recognize the significance of these properties to the residents of
the Township.
The 2004 Land Use Plan discussed creating a Land Conservation District. Within this
zone it was suggested placing properties which would never be developed such as,
N.A.D. Earle Weapons depot, Girl Scouts Camp Sacajawea, Yellowbrook Conservation
area, Manasquan Reservoir, Howell Park and Golf Course, Allaire State Park and Bear
Swamp/Bonin Tract. These areas could be included in the Land Conservation/Open
Space Zone because of the limits of existing permitted uses in the present Land
Development Ordinance. This Plan places State, County and Local land areas into this
district.
The Plan also recommends that under that the purpose of this zone be amended to allow
for active recreation and the permitted uses and accessory uses are recommended for
expansion to include certain existing uses such as golf courses and new uses such as
fields for sporting events and accessory uses such as restrooms.
The Plan also recommends that at a future date when the Planning Board updates the
Open Space and Recreation Plan it should determine the type of uses that should be
advanced. For example, there are certain areas in the zone which either have active
recreation uses on them or were acquired for that intent. These areas should be classified
as active recreation areas as opposed to other areas that were acquired specifically for
passive recreation use.
Land Use Plan Map
The following table provides a comparison of the zoning areas of the existing plan and
the areas recommended by this Plan as well as a breakdown of the percentage of the
Township within the existing and proposed zones.
The proposed Plan makes some significant changes to the land use zones. Most
recognizable is the ARE-6 zone which presently makes up 30% of the land area of the
Township. The reduction is reflected in the significant increase in the amount of land
within Land Conservation and Open Space. These were properties that were already in
public ownership and protection, and future development will only take place in a public
use. Also, there was created a new ARE (Area-4) zone recognizing the need in protecting
the significant natural resources within the Township as well as protecting the rural
character of the Township in areas susceptible to sprawl.
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This Plan also eliminates four residential zoning districts which in many cases were
created for specific proposals. The proposed recognizes and respects the
accomplishments of some of the areas. At the same time the Plan sees many of these as
unnecessary and therefore they can be eliminated from the zone plan.
Table 3 Existing Zones versus Proposed Zones
Existing Zones
Proposed Zones
Zone
Acreage
Percentage Zone
Acreage
Percentage
ARE-1
974.81
2.5
R-1
350.97
0.9
ARE-2
7,922.89
20.3
ARE-2
7,956.53
20.3
ARE-3
2,206.26
5.6
ARE-3
428.40
1.1
ARE-4
2,319.99
5.9
ARE-6
11,573.22
29.6
ARE-6
7,711.96
19.7
ARE-C
265.41
0.7
ARE-C
0
0
ARE-NRW
364.71
0.9
ARE-NRW 0
0
HC
105.01
0.3
HC
104.48
0.3
HD-1
1,185.50
3.0
HD-1
1,236.42
3.2
HD-2
811.27
2.1
HD-2
326.50
0.8
HD-3
690.65
1.8
LC/OS
505.29
1.3
LC/OS
5,502.49
14.1
MHP
156.40
0.4
MHP
62.72
0.2
NC
29.57
0.1
NC
29.57
0.1
PRC
335.70
0.9
PRC
306.58
0.8
R-2
855.27
2.2
R-2
706.79
1.8
R-3
3,946.89
10.1
R-3
3,932.50
10.1
R-4
725.13
1.9
R-4
782.01
2.0
R-5
14.27
0.0
R-5
0
0.0
R-50
197.12
0.5
R-50
197.12
0.5
R-6
42.39
0.1
R-6
0
0.0
SED
2,163.05
5.5
SED-1
1,921.82
4.9
SED-2
284.12
0.7
RRC
452.71
1.2
RRC
0
0
Navel
Navel Reservation 3,838.15
9.8
Reservation
3,838.15
9.8
Mt Laurel
Mt Laurel Sites
409.6
1.0
Sites
409.6
1.0

28

Community Development Areas
Howell Township
Monmouth County, New Jersey
April 27, 2006

Colts Neck Rd

Ë

Fairfield Rd

Ho
we
ll

Rd

Ì

å

nberry Rd
Cra

É

Be

Casino R
d

lm

ar

Blvd

rm Rd
West Fa

w
gi
a

n
Fort Plai s Rd

Ta
v

er

nR

d

Hurley Pond Rd

or
Ge

d

ç

Road
Glen
Oak

é

St

d

Ken
t Rd

Lanes Mill
R

Ea
sy

wo
ke
La

Legend
0

Community Development Boundary

0.5
Miles

1

Å

od

en
All

od
wo

Rd

B A N I S C H
A S S O C I A T E S, I N C.

Planning and Design

Proposed Zoning
Changes
DRAFT
Howell Township
Monmouth County, New Jersey
April 2006

ARE-2
U.S. Naval Reservation - Earle Ammunition Depot

HD-2

Ì

SED-1
HD-2

ARE-6

R-4ARE-2
SITE 10A
NCR-2 SITE 10B
SITE-1
R-2

Ë

nbe
Cra

É

R-3

SED-1

ARE-2
PRC
ARE-2
ARE-2R-3
rry R

ARE-4

d

ARE-2
SED-2
R-2
LC/OS
ARE-6

HC
R-4
SITE-11
R-4

HD-3

R-3

ARE-6

å

Fairfield Rd

Ho
we
ll

HD-2

Colts Neck Rd

Rd

ARE-4

Casino R
d

ARE-6
ARE-2

ar
m

Blvd

Be
l

R-1

ARE-2
HD-1
SITE 3
R-2
R-1
SITE 4
SITE 5

R-3
NC

rm Rd
West Fa

LC/OS

gi
a

ARE-2

R-2
R-50
R-3
SITE 8
R-50HC

or
Ge

HD-1R-1

ARE-6
LC/OSR-2

ARE-6

SED-1

d

R-2

SITE 6
LC/OS

R-3R-2
HC

LC/OS

R-2

ç

R-3
Road
Glen
Oak

R-3
R-3

R-4

Ea
sy

ARE-2

SED-1

LC/OS
HD-1
Lanes Mill

Rd

Ken
t Rd

MHP
ARE-6

R-4
R-2

ARE-3

od
wo
e
k
La

SED-1

-

wo
en
All

od

R-1

ARE-2
R-2

LC/OS
ARE-4

ARE-2

St

é

n s Rd

LC/OS

Ta
v

ARE-2
Fort Plai

ARE-4

er
nR

HD-3

Hurley Pond Rd

d

w

Rd

SITE9
NC
ARE-2
R-3

Data Sources:
Howell Township Engineering
Banisch Associates, Inc.

B A N I S C H
A S S O C I A T E S, I N C.

Planning and Design

²

0

0.5

1
Miles

2

